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Abstract of thesis presented to the Senate of Universiti Putra Malaysia in 
fulfilment of the requirement for the degree of Doctor of Philosophy 

 

TERRACE AND SEMI-DETACHED HOUSE RENOVATION COMPLIANCE 
WITH BUILDING CONTROL REGULATIONS IN MALAYSIA. 

 

By 

BIBI KHAIRANI BINTI MOHAMED SABRI 

July 2018 

Chair: Associate Professor  Norsidah Ujang, PhD  
Faculty: Design And Architecture 
 
 
Poor compliance to regulation is a common phenomenon among renovated 
terraced and semi-detached houses in Malaysia. This study aimed to explore the 
constraints to comply with current regulation in the context of urban housing in 
Malaysia. It qualitatively evaluates the responses of house owners to comply with 

on, the study also obtained 
feedbacks from the local authorities on the enforcement of the regulation. A total 
of twenty participants who are house owners in Hulu Langat District and in 
Putrajaya voluntarily took part in this study. Sixteen participants were from Hulu 
Langat District while four were from Putrajaya.  Those participants from the Hulu 
Langat District had been involved in illegally renovating their houses. The study 
investigated the psychological, social, and economic constraints. The highest 
intensity of constraint is the psychological constraint. The source of the 
psychological constraint are incapacity to comply to legal procedures, the reverse 
effect of enforcement, contradicting views on the requirements of building 
setbacks, the desire to achieve house own
ignorant towards the regulation. Meanwhile, visual influence of the illegally 

constraints. Unaffordability to buy new houses, limited available area, and 
safeguarding investments were noted as the economic constraints. The also study  
found that a prerequisite to encourage compliance involving individual taste, 
preference, and image is the shared values between the regulatory bodies and 
the regulated entities.A model is proposed for curbing illegal renovation and 
enhancing compliance .The findings may contribute to improving the current legal 
framework on house renovation through a new approach in formulating a 
development control regulation that ensures a quality living environment and 
wellbeing. 
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Abstrak tesis yang dikemukakan kepada Senat Universiti Putra Malaysia sebagai 
memenuhi keperluan untuk ijazah Doktor Falsafah 

 

PEMATUHAN KE ATAS UNDANG-UNDANG KAWALAN BANGUNAN BAGI 
RUMAH TERES DAN BERKEMBAR YANG TELAH  DIUBAHSUAI DI 

MALAYSIA 

 

Oleh 

BIBI KHAIRANI BINTI MOHAMED SABRI 

Julai 2018 

Pengerusi: Professor Madya Norsidah Ujang, PhD 
Fakulti: Rekabentuk dan Senibina 

 

Ketidakpatuhan terhadap peraturan adalah fenomena yang kerap  berlaku di 
kalangan rumah teres dan berkembar yang diubahsuai di Malaysia. Walau 
bagaimanapun, tidak terdapat kajian khusus mengenai isu ini yang telah 
dijalankan di negara ini. Oleh itu, kajian ini bertujuan untuk meneroka kekangan 
terhadap pematuhan kepada undang-undang semasa dalam konteks kediaman 
bandar di Malaysia. Kajian ini direka untuk mengkaji secara kualitatif tanggapan 
pemilik rumah untuk mematuhi keperluan dan prosedur peraturan berkenaan. 
Bagi meneroka permasalahan ini maklumbalas daripada pihak berkuasa 
tempatan juga diperolehi. Kajian ini juga melibatkan pihak berkuasa dan 
penduduk Putrajaya memandangkan  Putrajaya telah membuktikan aktiviti  
ubahsuai rumah yang terkawal. Dua puluh peserta telah mengambil bahagian 
dalam kajian ini. Enambelas peserta adalah daripada Daerah Hulu Langat, 
Selangor dan empat daripada Putrajaya. Peserta dari Daerah Hulu Langat 
adalah dikalangan pemilik rumah yang telah membuat ubahsuai rumah tanpa 
mematuhi kehendak undang-undang. Kajian ini telah menetapkan tiga kategori 
kekangan; psikologi, sosial, dan ekonomi. Keamatan kekangan yang tertinggi 
adalah kekangan psikologi . Punca kekangan ini adalah ; ketidak upayaan 
mematuhi peraturan, hasil yang bertentangan akibat tindakan penguatkuasaan, 
pandangan yang bertentangan berkaitan peraturan jarak undur bangunan, 
keinginan pemilik rumah untuk memenuhi inspirasi individu mereka, mengambil 
pelanggaran sebagai kesalahan yang boleh diterima dan merasa tidak bersalah 
melakukannya. Pengaruh visual terhadap rumah-rumah yang telah melanggar 
undang-undang dan nasihat kontraktor adalah sumber utama kekangan sosial. 
Sementara itu, kekangan ekonomi pula adalah ketidakupayaan  membeli rumah 
baru, ruang yang terhad, dan melindungi pelaburan.Kajian ini juga mendapati 
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bahawa prasyarat untuk menggalakkan pematuhan terhadap peraturan yang 
melibatkan cita rasa, keutamaan, dan imej individu adalah nilai-nilai bersama 
diantara badan pengawalseliaan dan entiti yang dikawal selia. Suatu model 
mengalakkan pematuhan dicadangkan untuk meningkatkan kadar pematuhan. 
Hasil kajian ini menyumbang dalam memperbaiki rangka kerja perundangan 
pengubahsuaian rumah. Ia juga memperkenalkan pendekatan baru dalam 
membangunkan peraturan kawalan pembangunan bagi memastikan 
persekitaran hidup yang berkualiti dan sejahtera. 
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CHAPTER 1 

 

INTRODUCTION 

 

1.1  Introduction 

This study explores the issue of compliance to building control regulation 
pertaining to house renovation in the country. The topic attracts the researcher 
mainly due to her experience as an architect in providing architectural services 
to clients. As a designer and consultant which deal very much with the authorities 
and property owners, renovation of the terrace and semi-detached houses are 
among familiar issues in her professional career.  Dealing with several house 
owners who had been penalised by the authority for illegally renovating their 
houses has made her  more aware of illegal renovations. One common response 
by these house owners when asked to explain the violations was that they were 
merely following the actions of their neighbours who renovated their houses but 
were not penalized by the relevant authorities. 

 

Physical changes to existing houses a
changing needs. However, these changes have an impact on surrounding 
existing development. For instance, renovating an existing terrace or semi-
detached houses affects neighbouring houses sharing common  walls. Hence, 
without proper control the renovation may create problems for the neighbours 
and its surroundings. 

 

The main concern of this study is to understand why owners of terrace and semi-
detached houses did not comply to the rules and regulation in carrying out the 
renovations. The study first explored  the constraints faced by owners in 
complying with the regulations. Interviews were carried out on several local 
authorities in the state of Selangor in Malaysia to obtain measures in curbing 
illegal renovation.However, a different scenario was observed in Putrajaya 
residences. After more than fifteen years the houses in Putrajaya still retain their 
original desig
structures should not blemish the uniformity of the overall designs of the terrace 
and semi-detached houses (Portal.ppj.gov.my). Therefore, this study involves 
Putrajaya Corporation and the house owners living in Putrajaya.  

 

1.2 Background of the Study 

Best practices in urban regeneration is to create sustainable communities such 
as providing quality housing, good public services, safety, security, and 
employment opportunities (Hearne, 2013). However, maintaining urban 
communities on a sustainable basis needs feedback on nature as well as from 
all stakeholders on whom nature depends (Turnbull, 2007). Valuing nature is a 
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subjective matter and connected to the cultural background of an individual 
(Cilliers et al., 2011). Hence, among the best practice of the urban agenda in 
sustaining urban communities is creating a common understanding or common 
experience among all stakeholders with regard to nature of a place. This implies 
that all stakeholders should understand the related possibilities and the 
restrictions (Cilliers et al., 2011). The common value on the possibilities and 
restrictions is recognised as a collective right which is also the focus of the 

13). Therefore, it is important to build the 
capacity of urban dwellers in becoming an active agent to influence the 
development of the city and help to improve the urban space and urban life 
(Hearne, 2013). In addition, it is crucial to allow continuous participation by 
different urban stakeholders in ensuring practical, usable, and feasible planning 
and environmental . 

 

Urbanisation is one of the challenging issues faced by developing countries 
(Clarke, 1991; Alias, Ali & Wai, 2010) to achieve sustainable communities. 
Developing countries need appropriate legal and regulatory framework in 
managing the cities as a reaction to urbanisation (Clarke, 1991). One of the 
challenges related to legal and regulatory framework in the area of built 
environment is the issue of planning and development control (Rakodi, 2001; 
Arimah, & Adeagbo, 2000; Boamah, Gyimah, & Nelson, 2012; Maidin, Kadouf, 
& Sulaiman, 2012; Awuah & Hammond, 2014). In addition contravention to 
building control among residential buildings is also a problem which needs 
further attention (Winayati & Lang, 2004; Alnsour & Meaton, 2009; Sarkheyli et 
al., 2012). The sources of the contravention highlighted in the literatures were 
illegal settlements which were closely related to socio economic status. The 
problems addressed were describing the lack of infrastructure and inadequacy 
of housing stock. However, in Malaysia compliance to building control among 
residential buildings related to squatters and illegal settlement is no longer a 
critical issue.  

 

The housing industries in Malaysia had shown a vast development. Many 
affordable houses have been provided to facilitate the needs of low and middle 

settlement befo
settlements (Arkib, 2004). The squatters were then relocated to the nearest low 
cost housing provided by the state government. Although there are issues 
regarding affordability to own a house as reported by Cheah & Almelda (2017) 
the housing program is still progressing. The plan to achieve the objective of 
providing affordable housing is reported by the Malaysia Economic Planning Unit 
in its Eleventh Malaysia Plan 2016-2020 report.  Since affordable housing is not 
a critical issues with regard to residential in Malaysia, what could be the obstacle 
to create sustainable community in the country? The researcher foreseeing that 
the habit of renovating houses among local residents needs to be properly 
examined. The habit had caused uncontrolled and chaotic environment among 
local houses. Hence enhancing compliance among renovated houses is the 
challenges to achieve sustainable communities in the country. 
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Selangor is among the states in Malaysia which is undergoing significant 
urbanisation. According to the Malaysian Department of Statistics (Department 
of Statistics, Malaysia, 2016), the state of urbanisation in Selangor in 2010 was 
among the highest (91.4%). In 2016, Selangor recorded the highest population 
with 6.3 million people. Selangor is also a leading contributor towards the 

oduct (GDP) in 2016 which was 22.7% (Bernama, 
2017). Thus, the state is facing enormous challenges in enhancing its economic 
growth which has to be supported by the quality of the living environment. The 
local authorities in Selangor recorded a total submission of renovation permits 
for each authority to be in the range of 1000 to 1800 permits per year. Therefore, 
the total numbers of renovation in the whole state may reach to 12,000 to 15,000 
a year. This large number of house renovations has made it into a sizeable 
industry (Saruwono, Rashdi, & Omar, 2012). Hence this industry does 
contributes to the state economy but without effective control  it may also 
jeopardise the living quality of residents in the state. Hence, there is a need to 
create harmonious living among residents in the state in terms of social as well 
as physical development. Therefore, the study attempts to contribute guidance 
in reviewing current regulatory framework pertaining to house renovation in the 
country. 

 

Efforts to enhance compliance to regulation were discussed in several regulatory 
fields. Deterrence is found to be a traditional way of enhancing compliance. 
However, gaining compliance through deterrence is not the only solution. 
Enhancing compliance should not only depends on improving the capacity to 
detect and correcting the violations. It could also be gained by encouraging the 
willingness or voluntarily compliance to regulations (Burby, May & Paterson, 
1998). According to them there are two separate directions in which the authority 
will be face with in enhancing compliance. Compliance can be enhanced by 
improving the capacity of the agency to detect violations and imposed penalties. 
The alternate approach is to increase the commitment of the regulated entities 
(e.g. house owners) to comply with minimal interruption by the enforcement 
agency. Further to that, the authority also had two choices of approach in raising 
the commitment of the regulated entities to comply. These are between fostering 
commitment through the strict enforcement of rules and regulation or adopting 
the facilitative approach by means of cooperation between the authority and the 
regulated entities to induce compliance. The decision on the choice of actions 
adopted would result in either negative or positive consequences. Both 
consequences would bring risks to both the authority and the regulated entity. 
The choices, impacts, and consequences are the issues which are currently 
discussed by the scholars in studying the issues of compliance to regulation. 

 

The regulated entities decision to comply with the regulation is another subject 
which had been studied by many researchers. The theory that is commonly 

founded by Gary Becker and George S
Different field of regulations have their own characteristics in terms of the 
purpose and objectives, enforcement strategies, and their goals. The efficiency 
or the achievement of the regulation is also being evaluated from different 
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perspectives of its performance. The concerns are not only compliance but also 
whether the regulation as administered and enforced would produce socially 
desirable outcomes (Kagan, 1989). He had suggested that researchers should 
work on how regulation should be designed and implemented or looking at the 
conditions under which regulation are effective and responsive. 

 

By adopting motivational theories, several researches were carried out on 
regulated entities in various regulatory fields such as environmental law (Burby 
& Paterson, 1993; May & Winter, 2001; May, 2005; De Marco & Vigod, 2007; 
Hughes & Reynolds, 2009; Gunningham, 2011), fisheries (Kuperan, 1993; 
Randall, 2004; Gezelius & Hauck, 2011; Siddiki, 2011; Boonstra, Birnbaum, & 
Bjorkvik, 2016), planning (Zegarac, 1999; Arimah & Adeagbo, 2000; Chan & 
Yung, 2004; Alnsour & Meaton, 2009; Buitelaar & Sorel, 2010; Boamah, Gyimah, 
& Nelson, 2012; Sarkheyli et al., 2012; Awuah & Hammond, 2014), and building 
codes (Burby, May, & Paterson, 1998; May & Wood, 2003; May, 2005; Heijden, 
2006). Compliance issues should be studied according to the context of the 
regulated entities (Gezelius & Hauck, 2011). Since different countries having 
different social, economic, and cultural status, the issues and problems in 
complying with regulations faced by the regulated entities are not similar. Thus, 
each different context of regulatory field and regulated entities demands specific 
style and strategies in motivating compliance. This scenario shows that 
compliance to regulation in relation to local house owners is a crucial issue to be 
studied. It is important to explore how house owners value compliance and how 
much current strategies manage to motivate them to comply. 

 

1.2.1  Poor Compliance with Regulations 

Renovating an existing house involves several construction activities.  Omar, 
Endut, & Saruwono (2010) mentioned six approaches of renovation activities. 
These are extensions, additions, reduction, division, removal, and relocation. 
The simplest task in renovation is to replace existing building materials with the 
new ones. Since the work is done on an existing building, even minor job would 
involve hacking. Due to that, the plan prepared for a renovation has to indicate 
the portions of the building which need to be removed and the new elements to 
be constructed or replaced. There are three aspects of violation which were 
frequently occurr
renovation work. They are Insufficient natural light and ventilation (Figure1.1), 
improper channel for wastewater (Figure 1.2), encroachment onto the road 
reserve (Figure 1.3) and against the minimum building setback (Figure 1.4)  
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Figure 1.1:  Extension of the Porch Blocking Natural Light and Ventilation 

 

 

 

 
Figure1.2: Wastewater Channelled Directly into the Perimeter Drain 
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 Figure 1.3: Kitchen Extension that Encroaches the BackLane 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.4:The Porch Extended Beyond the Building Setback 

 

Insufficient natural light and ventilation mostly occurred among terrace houses 
due to design constraints. Natural light depends on the front and back façade or 
from the roof above. Hence, designers need to be creative in allowing sufficient 
natural light into the houses. Improper wastewater channel is also a common 
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offence. The wastewater outlet from the kitchen sink has to be connected to the 
utility hole that leads to the underground sewerage pipe. However, some houses 
have made a bypass by joining the wastewater outlet direct to the perimeter drain 
along the back lane. This has let food waste to be channelled into the drain and 
caused unpleasant smell along the back lane. In addition to that, encroachments 
of the road reserve did occur where the kitchen of the house was extended on 
top of the drain reserve. Encroachment can also be found when front porches 
protrude beyond the boundaries and hanging above the road reserve.  

 

Are house owners aware about the importance of the regulation pertaining to 
renovations and how aware are they regarding this regulation? Rectifying 
existing poor compliances to regulation seems to be an arduous task. However, 
efforts should be focused on preventing future non-compliance. Therefore, this 
study hope to help policy makers and professionals taking preventive measures 
to ensure that future house renovation are safe, economic, legally and socially 
acceptable, and not leading towards degrading the comfort and safety of others 
in the neighbourhood. The source of this problem may cause misunderstanding 
of the issue without correct information. The law may be perceived as being too 
lenient. Therefore, the root of the problem needs to be examined before taking 
further action to make the law more stringent. The question of why house owners 
failed to comply to regulations is a crucial question to be answered in this study. 

 

1.3  Statement of the Problem 

Issues regarding illegal house renovations are challenging and continue to 
plague local building controllers. The definition of illegal renovation as used in 
this 
and in violation of the stipulated conditions stated in the authori

 

 

Most violations involve significant changes in the external physical appearance 
of the house which can be easily noticeable. Jamel & Utaberta (2011) in 
investigating house changes in the Klang Valley had highlighted the concern on 
safety of the owner for extending the external wall. The external wall is standing 
exactly beside the road, which increase the risk of accidents and burglaries. 
Similar opinions were expressed by Saji (2012 page 147), when he said that 

modification without consent can even jeopardise the safety aspect especially 
units without back lane where these buildings are extended until the rear 
boundary which may increase the risk of fire
her concern on the future sustainability in relation to renovation. Breaching the 
setback regulation had cause existing roads to be narrower leading to reduced 
parking spaces and traffic congestion. Liyana et al. (2015) argued that reducing 
distance between the rows of terrace houses with respect to the building height 
can increase air contamination and pollution. Jamel & Utaberta (2011), Isnin et 
al. (2012) and Saji (2012) have similar opinions on the degradation of house 
aesthetic value due to different changes in the height and volume. They 
commented that; 
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which made the overall housing view does not look like a terrace housing 
scheme anymore, excessive modification create an unbalanced and unattractive 
character   Saji (2012 page 147). 

Dominance caused by building height and volume differed significantly resulting 

work resulted in unpleasant architecture of the overall building façade of the 
 Isnin et al. (2012 page 8). 

The material used for the roof and the height of the roof are also different. Hence 
 Jamel & Utaberta (2011 

page1548). 

 

The interviews conducted with authority officers in Selangor, indicate that the 
most critical cases of violations are i) renovation which encroaches into the road 
reserve, ii) renovation which extended up to the boundary line, and iii) renovation 
by adding another floor level above the existing roof. Under Section 70 (1) of the 
Street, Drainage and Building 1976 (Act 133), it is stipulated that a permit must 

tan Kawalan Bangunan, Majlis 
Perbandaran Kajang, it is estimated that in 2006 about 20% of the renovated 
houses were found to be constructed without permits. The percentage is 
expected to be higher as some of the renovations works were carried illegally 
without any action taken by the relevant authority. After more than ten years the 
problem has not seen any improvement. A similar situation was observed from 
the data collected from two other local authorities in the state of Selangor- 
Selayang Municipal Council (MPS) and the Subang Jaya Municipal Council 
(MPSJ) in 2016. The percent of house owners who apply for Certificate of 
Completion and Compliance (CCC) and claimed their deposits when their house 
renovations were completed were only 10%. This means that 90% of the house 
owners have not declared their renovation status. The researcher posits that 
most of the house owners are willing to submit because they do not want to 
encounter problems about regulation during the construction. 

 

Four local authorities in Selangor had recorded that 40-60% of house owners 
who had their house renovations approved by the authorities had deviated from 
the approved plans. This shows that many cases of poor compliance involved 
constructions which have been conducted in violation of the approved plans. It 
seems that the approval is obtained as a mean to start the work on the ground 
but not as a mean to ensure safety and quality of the work. The approval 
documents are kept as a proof document for complying with the law. Once the 
permit obtained, the house owner has the choice to follow the approved plan or 
not.  

 

An article written by Loong (2016) on page 18 in the Star Online, which address 
the issue of unauthorised or illegal renovation in Selangor,  highlighted the 
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complaints and remarks from house owners who seemed to be trapped in their 
past decisions. Some of these cases are; 

 

ste of time to legalise the balcony that was created above the 
car porch. After all, I am selling my house to mi  

without the five feet setback. We just copied them. What  

procure the Certificate of Compliance and Completion (CCC) 
from our architects. We are not sure whether the contractors built according to 
the p  

 

The above quoted remarks describe some of the problems and attitudes of the 
house owners. They seemed to be indecisive to what are the next steps they 
should take. The main point which was highlighted is the uncertainty of the house 
owners towards complying with the regulation of their house extensions. The 
researcher believes that the issue of poor compliance would remain unresolved 
without exploring the real problems on the ground.  

 

The barriers to comply with regulation may have come from the house owners 
themselves or they could have arisen from the regulators or even the authorities 
regulatory framework. The regulatory problem may relate to changes in the 
building regulation adopted by the authority delaying the approval process (Ali & 
Zakaria, 2012) or outdated rules which may not be relevant to current lifestyle. 
Therefore, understanding current local regulatory practices in controlling 
renovation is also importantbesides examinin
towards regulation. There are several shortcomings found by Sabri et al. (2017) 
regarding measures to curb poor compliance among renovated terrace houses. 
The shortcomings are; constraint in terms of work force in carrying regular 
monitoring and inspection, inconsistent enforcement, and lacking competent 
personnel in preparing investigation papers.  

 

Uncertainty regarding the setback requirement has been in existence for a long 
time. In 1974 this issue was recorded in the parliamentary debates dated 20th 
Mei 1974 during which the Street, Drainage and Building 1976 (Act 133), was 
tabled for gazetting. Datuk Mansor bin Mohamad, a  member of Parliament back 
then had argued a point about building setback of a renovated house (Arkib, 
1974). He had suggested that the 20 feet or 6.1 meters setback line is relevant 
for providing open area or compound to terrace houses. He had also 
recommended that the frontage of terrace houses or the front of the building to 
be in line to achieve a harmonious facade. He had argued that 15 feet setback 
on the left or right of the corner lot as not relevant and it should be left to the 
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and until today the setback regulation had received several comments from 
some interested parties. 

 

Despite these observations, the local building control departments still maintain 
the guidelines set by the State Planning Authority which remain unchanged until 
today. The primary reason for this could be that the main concern of the Building 
Control Departmentis to carry out regulatory works according to procedures and 
approving permits is a process that generates income. For instance, enhanced 
plan fee as required by Clause 17 of First Schedule under the UBBL is imposed 
on constructions done without permits. The Clause increases the collection of 
the fees by ten times. This matter may create the perception that the Local 
Authorities are only concern on the task of enforcing the law. Whether the house 
owners comply or not is not their primary concern as long as they have carried 
their responsibility to regulate the law. 

 

One of the efforts by the Malaysian Federal Government to control illegal 
renovation work was introducing a higher penalty. Section 70 (Act 133) have 
been amended in 2007 as shown in (Table 1.1); 

 

Table 1.1: Amendment of the (Act 133) 
Clause 2007 Amendment 

70 (11) Making any alteration to any building otherwise than is provided for, the fine 
had increased from one thousand to twenty five thousand Ringgit. 

70(13)(b) Deviating from the approved plan, the fine had increased from ten thousand 
to fifty thousand Ringgit and three years imprisonment. 

Source: Street, Drainage And Building Act 1974 (Act 133) 

 

Local Authorities in Selangor have taken a further step by amending their By-
laws in 2013 to implement this new amendment. The By-laws is cited as the 
Local Government (Compounding of Offences) (Amendment) By-Laws 2013. 
Under this By-Laws Local Authority is given the power to fine offenders without 
court orders. The amount of the compound penalty has also been increased as 
indicated in Table 1.2 

 

Table1.2: Amendment of Local Government (Compounding of Offences) ByLaws. 

Offences Limit of Sum Payable before 
Amendment (RM) 

Limit of Sum Payable 
after 2013 Amendment 

(RM) 
70 (11) Not exceeding 500.00 Not exceeding 12,500.00 
70(13)(b) Not exceeding 5,000.00 Not exceeding 25,000.00 

Source : Local Government (Compounding of Offences) (Amendment) By-Laws 2013. 

The introduction of higher penalties indicates that the government is concerned 
on the issues of illegal work. However, the researcher believes that penalties 
might not be the only solution to curb illegal renovation work. According to 
surveys done in 2015 in the Shah Alam City Council (MBSA)  and Klang 
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Municipal Council (MPK) areas, the percentage of house renovation which 
deviated from approved plans are estimated to be around 21% to 40%. This 
indicates that even after the amendment of the quantum of penalty, the rate of 
non-compliance is still high. 

 

Many factors have influenced house owners in violating the regulations and 
these will be highlighted later in this study. It is the responsibility of the regulated 
individuals to abide by the law but to make the laws efficient and acceptable is 
the responsibility of both the regulatory bodies and the regulated entities. Poor 
compliance to regulation among the renovated terrace and semi-detached 
houses might be due to failure in the implementation of the law, or it may be 
attributed to other factors which the researcher is seeking to explore in this study. 

 

1.4  Research Aim  

The aim of this study is to explore the constraint factors among local house 
owners in complying with the renovation regulation and developing strategies to 
curb illegal terrace and semi-detached house renovations. 

 

1.4.1  Research Questions and Research Objectives 

The main research question of the study is why most renovated terrace and 
semi-detached houses in the urban area are not complying with the home 
renovation regulation? 

 

1.4.2  The Objectives and Research Questions 

The objective and research question are presented in Table 1.3 

 

Table 1.3: Study Objectives and Research Questions 
Research Objectives 

 
Research questions 

1 . To explore constraint factors 
that demotivates house 
owners from complying with 
the regulation. 

What are the difficulties faced by 
the house owners in complying to 
the legal requirements and 
reasons why  they  are 
demotivated to comply? 

2. To examine the impact of 
enforcement towards 
motivating house owners to 
comply with the regulation. 

 

How current enforcement affects 

comply with the regulations and 
why? 
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 3. To analyse the shared views 
between the house owners 
and the local authority 
regarding the regulation. 

 

How do house owners respond 
towards regulation and why?   
What measures taken by the 
local authority with regards to 
illegal renovations?  

4. To propose strategies in 
curbing illegal renovations. 

 

What strategies should be 
adopted in curbing illegal 
renovations? 

 

 

1.5  Significance of the Study 

Systematic planning alone is not sufficient to achieve a sustainable living 
environment. There is also a need for continuous and effective environmental 
and planning control. Building regulation should be acceptable and relevant to 
the social, economic, and psychological needs of urban residents for it to be 
effective. For that matter, development controller requires public involvement 
and feedback in performing its role. Poor compliance may indicate rejection or 
the position of not accepting the rules. Therefore, there is a need for a study to 
assess the ability of house owners to meet with the regulation and the associated 
procedures. The sources of the problem relating to illegal house renovation can 
be discovered by understanding the difficulties and constraints to comply with 
the current regulation by house owners. Hence, appropriate measures can then 
be taken to make the regulation more relevant and acceptable by the public. 

 

perceptions towards compliance may reveal the actual concerns of the house 
owners regarding this poor compliance. Therefore, the study created a platform 
to highlight the ho
interest of the house owners in renovating their houses. Current enforcement 
approach of detecting and penalising non-compliance may not result in better 
compliance. Inappropriate and ineffective enforcement techniques can cause 
further rejection and objection by the house owners. Therefore, evaluating the 
impact of enforcement towards motivating compliance is also crucial to avoid 
wrong strategies and wasting of resources.  

 

1.6  Scope and Limitation of the Study 

The focus of this study is to understand the sources of the problem that lead to 
illegal renovations among renovated terrace and semi-detached houses. 
However, this study only focuses on landed property, which includes double 
storey terrace medium cost and semi-detached houses. Since the study focused 
on the constraints to comply with house renovation regulation the regulated 
entities which is the house owner is the main focus of the study. Thus, the 
primary source of data for the study is derived from the house owners, who 
violated the regulation in their attempts to renovate their house. 
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In the study, the researcher has also identified the different players involved in 
the renovation process other than house owners. They are the contractors, the 
consultants (architects/draftsmen and engineers), the local authorities, the 
financiers and in some cases the developers. However, the researcher assumed 
that as a regulatory body, the local authority plays the most vital role on issues 
related to compliance as well as responding promptly to any remarks or 
complaints from the other parties. Hence, only the local authorities are taken as 
another source of data collection for this study.  
 

1.7  Summary 

In this chapter the reasearcher provides the background and issues of the study 
.It also states the aim of the study, research objectives and the research 
questions.The chapter also includes the significance, scope, and limitations of 
the study. 

 

Poor compliance to building control regulation among renovated houses is a 
common phenomenon in Malaysia. This resulted in the degradation of aesthetic 
values, decrease in natural light, air quality, and open spaces within the 
residential areas. These in turn contribute to negative impacts on the quality of 
urban living and environment. The problems have been occurring for many years 
and curbing the illegal renovations isbecoming a challenging task to most local 
authorities. The study is exploring the constraints to comply to current legal 
framework that lead to illegal renovation. Feedback from the houseowners who 
had the experience doing  renovation illegally are gathered.  This study hoped to 
initiate the effort to overcome this issue that would avoid further damages to 
urban living and environment. 

 

1.8  Outline of the Thesis 

Chapter 1 - Introduction: The chapter provides the background of the study and 
issues that prompted this study. It states the aim, research questions and 
objectives of the research. It also includes the significance, scope, and limitations 
of the study. 

 

Chapter 2 - Literature Review: The Chapter reviews related literature concerning 
renovation in order to understand the issues of poor compliance of renovated 
houses and the theoretical aspects of regulatory compliance. 

 

Chapter 3 - Methodology: The Chapter discusses the methodology, techniques, 
and procedures and the method to address the research regarding sampling, 
data collection, and analysis. 
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Chapter 4  Results and Discussion I: The Chapter presents the results of the 
analysed data and discussed the findings of the study. This satisfy Research 
Objective 1 (RO1) and Research Objective 2(RO2) .RO1 is to explore constraint 
factors that demotivate house owners from complying with the regulation while 
RO2 is to examine the impact of enforcement towards motivating house owners 
to comply with the regulation. 

 

Chapter 5  Results and Discussion II: This Chapter presents the result of the 
analysed data and their discussions to answer Research Objective 3 (RO3) and 
Research Objective 4 (RO4). RO3 is to analyse the shared views between the 
house owners and the local authority regarding the regulation while RO4 is to 
propose strategies in curbing illegal renovations. The chapter will also present 
the suggestions of both the authorities and  the house owners on curbing poor 
compliance. 

 

Chapter 6  Conclusion and Recommendation: The final Chapter concludes the 
overall research and research findings. It also states the significance and 
implications of the research findings .Finally, it highlights the contribution to 
knowledge that this research has made in improving the implementation of 
enforcement under the building control regulation. The research ends with the 
study conclusion and suggestions for future research.  
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